ABSTRACT
INTRODUCTION
he purpose of this research was to determine if impact fees pay for the infrastructure costs required by new single-family developments. Impact fees are used by counties, municipalities, special districts, and school districts to pay for the costs of additional infrastructure required as a result of new development. The major impact fees typically imposed are for roads and schools, however, impact fees are also routinely charged for fire protection, police protection, emergency medical services, correctional facilities, parks, libraries, government buildings, and drainage. Impact fees in this paper do not include water and sewer costs because in many communities these utilities are independently owned and normally charge for sewer and water taps when building permits are obtained.
Impact fees are used in 34 states in the U.S. and their use stretches across the nation from Hawaii to New Hampshire. Table 1 provides the total average impact fee for each state as well as the average impact fees for roads, drainage, parks, libraries, fire protection, police protection, government buildings, schools, and other impact fees. Other impact fees include categories of expenses such as correctional facilities and the costs required for administering the impact fee system. The total impact fees levied by the states varies widely for a three bedroom, 2,000 sf single-family home from the highest fees levied by Virginia ($38,151) and California ($29,740) to the lowest fees of Oklahoma ($647) and Missouri ($861). The average impact fee for the 34 states which have counties or municipalities that levy impact fees is $6,701 for a three bedroom, 2,000 sf single-family home. School impact fees, although not levied in some states, are the highest category of impact fee ($5,076).
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METHODOLOGY

Limitations And Assumptions
Since attempting to determine if impact fees pay for the infrastructure costs required for new single-family homes in all 34 states that charge impact fees is beyond the capability of this study, Florida was used as a proxy for all 34 states for two reasons. First, 41 out of 67 counties in Florida currently use impact fees to offset the cost of infrastructure growth related development. Second, Florida is one of the fastest growing states in the U.S.
Water and sewer costs are not included as impact fees in this study because in many communities these utilities are independently owned and normally charge for sewer and water taps when building permits are obtained. In addition, these utilities are normally already in place when construction on new residential units begins, whereas, new schools and roads must be built to accommodate new development as it occurs.
The comparisons of cost vs. average impact fees charged will be limited to schools and roads because the costs involved with new roads and new schools are much higher than other infrastructure costs.
Finally, although impact fees are typically levied on all residential structures and on commercial buildings, this study will be limited to comparing the costs vs. the average impact fees charged to single-family, 2,000 sf homes.
School Costs vs. School Impact Fees
The methodology used by Henderson, Young & Company (2007) to calculate the costs of educational facilities per dwelling unit in Lake County, Florida was used in this study to calculate the costs of educational facilities in Santa Rosa County, Florida. Santa Rosa County was chosen for this part of the study because the County currently does not have a school impact fee, and also because the costs involved in building a new elementary school were available. The data for constructing the new Bennett C. Russell Elementary School in Santa Rosa County follow: Steps required to calculate costs of educational facilities follow:
Step 1. Calculate the cost of the facilities per student using Equation 1.
Cost per Student = Cost of Educational Facilities/Student Capacity (1)
Step 2. Calculate the cost of the educational facilities per dwelling unit using Equation 2.
Cost per Dwelling Unit (DU) = Cost per Student x Students per DU (2)
Step 3. Calculate the estimated yearly costs for new schools per year using Equation 3.
Est. Yearly Costs for New Schools = Cost per DU x Number of New DUs/Year (3)
Step 4. Compare the estimated yearly costs for new facilities to the number of new DUs per year x the average Florida school impact fee.
Transportation Costs vs. Transportation Impact Fees
The methodology used by Duncan Associates (July, 2007) to calculate the costs of transportation per dwelling unit (DU) in Destin, Florida is used in this study to calculate the costs of new roads, including sidewalks and bike paths, in Destin. The calculations prepared by Duncan Associates are used because the data required for this type of analysis requires the resources of an engineering company or large consulting firm. The formula used by Duncan Associates to calculate road (transportation) costs is shown as Equation (4).
Transportation Costs = EDUs x NETCOST/EDU (4)
Where: Table 2 provides the total impact fee for each county with impact fees, and also provides each county's impact fees for roads, drainage, parks, libraries, fire protection, police protection, government buildings, schools, and other impact fees, such fees for administering the impact fee system and correctional facilities. The total impact fees for a three bedroom, 2,000 sf home vary widely among the counties from the highest fees levied by Collier County ($24,428) and Manatee County ($15,529) to the lowest fees of Okaloosa County ($781) and Levy County ($1,249). The average impact fee for counties with impact fees and counties with municipalities that have impact fees is $7,340 which is higher than the national average of $6,701. The average impact fees for schools and roads, $3,864 and $2,967 respectively, are the highest average impact fees levied in Florida, with the average impact fee of $929 for parks coming in a distant third. According to Duncan Associates (July, 2007) "Over the last four years impact fees have increased about 77 percent, while construction costs have increased about 19 percent. The increases were most pronounced in Florida, where school fees, which saw the largest increases, are becoming more common and are being aggressively increased."
School Costs vs. Average Florida School Impact Fees
The costs used are the actual costs experienced by Santa Rosa County when building the Bennett C. Russell Elementary School. The methodology used is from a study done by Henderson, Young Company (2007). n/a n/a n/a n/a 1,844 n/a 3,697 Charlotte 5,080 n/a 1,660 160 400 300 780 n/a n/a 8,380 Citrus 4,853 n/a 723 251 497 257 625 2,109 n/a 9,315 Clay n/a n/a n/a n/a n/a n/a n/a 7,034 n/a 7,034 n/a 733 n/a 185 n/a n/a 3,600 n/a 8,418 Gilchrist 1,750 n/a n/a n/a n/a n/a 1,000 750 n/a 3,500 n/a n/a n/a n/a n/a n/a n/a 150 n/a 53 n/a n/a n/a n/a 1,249 Manatee 7,013 n/a 971 n/a 582 839 n/a 6,124 n/a 15,529 Marion 3,047 n/a n/a n/a 212 n/a n/a n/a n/a 3,259 n/a n/a n/a n/a n/a n/a n/a n/a 1,420 Polk 5,485 n/a 617 145 202 175 n/a 4,082 72 10,778 Putnam 1,577 n/a 187 n/a 159 n/a n/a 2,217 n/a 4,140 Santa Rosa 1,265 n/a n/a n/a n/a n/a n/a n/a n/a n/a n/a n/a 397 n/a n/a n/a n/a 1,799 Step 2. Calculate the cost of the facilities per dwelling unit using Equation 2.
Cost per Dwelling Unit (DU) = Cost per Student x Students per DU (2)
Cost per DU = $39,114 x 0.42 = $16,428
Step 3. Calculate the estimated yearly costs for new schools using Equation 3.
Estimated yearly Costs for New Schools = Cost per DU x Number of New DUs per year (3)
Estimated Yearly Costs for New Schools = $16,428 x 1,492 = $24,510,576
Step 4. Compare the estimated yearly costs for new facilities ($24,510,576) to the estimated total school impact fees for 1,492 new DUs calculated as follows:
Total estimated yearly impact fees = 1,492 (new DUs) x $3,684 (av. Florida school impact fee) = $5,496,528
The estimated yearly costs for new schools ($24,510,576) clearly exceed the estimated school impact fees revenue.
Transportation Costs vs. Transportation Impact Fees in Destin, Florida
Unlike the analysis of school costs in Santa Rosa County vs. the average school impact fee in Florida completed above where the required data was available primarily through the Santa Rosa School Board, obtaining the data for the transportation costs in Destin would require extensive research and analysis, probably by an engineering firm or large consulting firm. In addition, whereas the calculations required for school costs are fairly straightforward, the calculations for transportation costs are much more complex and time consuming. Therefore, the methodology and results of the study conducted by Duncan Associates (July, 2007) are used to determine the costs of improving the roads, sidewalks and bike paths required by the planned growth in Destin.
The Duncan Associates study estimates that 3,513 single-family equivalent dwelling units (EDUs) in Destin will be added during the period 2006 -2030. The study also estimates the total cost for improvements to the transportation infrastructure to be $16,518,861. Therefore, the cost per EDU is equal to the total estimated cost of the transportation infrastructure improvements ($16,518,861) divided by the total number of planned EDUs (3,513), which is equal to $4,702. The transportation cost per EDU in Destin is $4,702 which is much higher than Destin's current transportation impact fee of $471 and higher than the transportation impact fee recommended by the Duncan Associates study of $4,377. The calculated cost per EDU is also higher than the Florida average roads impact fee which is $2,937.
The estimated future costs of the transportation infrastructure in Destin clearly is higher than the estimated transportation impact fee revenues from Destin's current transportation impact fee, the new transportation impact fee estimated by the Duncan Associates study, and the average Florida roads impact fee.
CONCLUSION
Impact fees are used by counties, municipalities, school districts, and special districts to pay for the costs of additional infrastructure required as a result of new development. The highest cost impact fees are for schools and roads, however, impact fees in lower dollar amounts are also used for fire and police protection, government buildings, emergency medical services, correctional facilities, parks, libraries, and drainage. Impact fees have a wide appeal to geographical areas experiencing growth and 34 states in the U.S. currently have impact fees in force. Since attempting to determine if impact fees pay for the infrastructure costs required for the growth in single-family homes in all 34 states was beyond the capability of this study, Florida was used as a proxy for all 34 states because 41 out of 67 counties in Florida have impact fees, and Florida is one of the fastest growing states in the U.S. The analysis of cost vs. impact fees was limited to school impact fees and road impact fees since the dollar value of all other impact fees pales in comparison to the impact fees for schools and roads. The results indicate that the costs of the infrastructure for the roads and schools required by the estimated growth were significantly higher than the impact fees charged. There are two primary reasons for this finding. First, because of the decisions handed down from many court cases on impact fees in Florida, impact fees can only be used to supplement current funding for growth infrastructure. This means that counties and school districts that have a budget line item for capital development, or have a sales tax in force which must be used for roads or schools, must deduct these funding sources from the total costs of the infrastructure when calculating impact fees. The second, and probably the most important reason why estimated infrastructure costs are greater than impact fees is because county commissioners and school board members are overly influenced to keep impact fees low by developers and other real estate interests.
